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Intent Abstract
May 2004
Many
retail
stores
in
Kansas City have moved out of
the downtown they once occupied
and into suburban shopping
malls.
In past decades there
were large department stores
and groups of smaller retail
stores that attracted patrons’
downtown to shop. Kansas City
and the downtown district began
as a trading settlement and trade
downtown has continued to our
day. In the 1960’s and 1970’s
there was a movement out of the
downtown, and the quality of
Kansas City’s downtown began
to decline.
In the last ten
years, however, Kansas City has
begun a revitalization of their
downtown district. The movement
has produced updated office
buildings, a large convention
center, new hotels, residential
lofts and apartments, a large
bus system, a proposed theater
center, and a proposed new mass
transit system. Missing from the
revitalization, or simply waiting to
see the substance of the lobby,
is retail. Retail is an important
part of the fabric that has helped
sustain downtown centers in past
cities. Residents should be able
to shop, work, and do as much as
eighty percent of their activities

downtown.
This project will formulate
a new retail center in downtown
Kansas City, MO.
The project
will look at historical records
and precedents to help design
and program a successful retail
center. This project will create
an updated and modern version
of the retail and gallery malls
that once occurred in downtown
Kansas City. Issues that many
retail projects fail to study,
but are necessary in an urban
setting, will be considered and
developed. These issues include:
the pedestrian scale, various types
of parking excluding surface, the
homeless population, day lighting,
dealing with the problems of dead
hours, the concept of mixed use
and how it can reinforce the mall,
and the needs of the city. To help
overcome the problems of dead
spaces in cities, and the downfalls
of past urban retail centers, the
program will combine retail with
human services such as housing, a
grocery store, restaurants, and
other services determined to be
needed after having discussions
and reviewing library research
done regarding retail and urban
planning. This will create a multiuse and twenty four hour proposal
that will respond to both the
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human scale and city scale.
It
will create a temporal plan and a
building plan so as not to leave
times on the site when there are
no inhabitants or no needs being
satisfied.
These retail centers, or
urban malls, were the backbone of
retail in the downtowns of America.
The shops anchored blocks and
drew patrons from throughout
the city. They provided part of the
urban fabric that has been torn
and is under repair in many major
cites such as: Omaha, Portland,
Kansas City, and Minneapolis,
just to name a few.
In Kansas
City, MO there is little retail
left, with an abundance of office
space and with loft apartments
being constructed regularly. The
project will help to balance this
insufficiency by proposing retail
to draw patrons to the downtown
and allow residents of the district
to shop without having to drive to
the suburbs.
According to the planners
office of Kansas City, MO there is
currently a very active movement
to revitalize the downtown of the
city. They are proposing ideas to
help add life and mixed use areas
to the city so that it becomes a
thriving downtown and has traffic
all through the day. The site
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should be in or near an area of
the downtown district of Kansas
City that is undergoing or has
undergone revitalization with a
good possibility of housing eighty
percent of the daily needs that an
average person would have within
walking distance.
This includes
providing
housing,
offices,
restaurants,
grocery
stores,
clothing, newsstands, recreation,
and other retail of various types.
The proposed site should have
existing, within a mile radius,
housing such as apartments or
lofts, commercial mid or high rise
buildings, bus routes that run
near or by the site, the possibility
to link to the network of Kansas
City bike trails, and roadways
capable of moving the amount of
traffic that will be determined
as average for the project after
the final program becomes clear.
For quality of light and entry,
the building site should be facing
south. The site must also be of
visual interest, not have blockages
that would screen the proposed
project, and be accessible to
pedestrians easily. It should be
in a part of the city that has a
human scale and relates to the
pedestrian walkways so that links
between the existing commercial
and residential buildings can be
established or furthered. The site
should be approximately half a city
block in size and have high traffic
flows along its frontages.
The city planners’ office

of Kansas City will be utilized
for maps, development plans,
and advice to select possible
sites. Those sites will be studied
with student gathered site data
and compared with a preliminary
program to decide on a final site.
METHODS and TRAJECTORY
The project will be based
on student design reinforced
with faculty and guest critiques
and research. Expertise in urban
planning, retail design, structure,
residential
housing,
building
codes, and the problems of the
specific site and area in Kansas
City will have to be addressed.
The expertise to address these
problems will be gained from three
sources: faculty with experience
or knowledge of the issue, books
or periodicals with information on
the issue, and outside individuals
with expertise such and members of
the planning department in Kansas
City, practicing architects and
engineers, and retail developers.
The project will combine the
history of how trading developed
in Kansas City and how retail
was designed before the move to
suburban malls with modern retail
like the Plaza or Crown Center
in Kansas City or the Magnificent
Mile and 900 North Michigan
Mall in Chicago. In addition to
the precedents, the mall will look
at traffic, and what architectural
methods can be used to draw
patrons a retail mall in an urban

setting. This line of work will help
to inform the urban shopping mall
that will be proposed for Kansas
City.
The first problem that will
be addressed is the determination
of the possible sites as indicated
by criteria given. It is important
that the site be active, having high
traffic nearby, be near a blend
of commercial and residential
buildings, have good street
and sun frontage; it must also
lend itself to the design of a
mall Through proper elevation,
pedestrian
and
vehicular
connections to the city, and the
population makeup of the area.
In combination with this, library
research on the needs of malls,
the needs of humans for living
in an urban environment, urban
revitalization, and the history of
the area will be studied.
Once the site is selected a
process will begin to finalize the
program and determine the best
architectural solution for the
city, site, and program. The project
will be developed in phases such as
site selection, initial programming,
final programming, urban plan of
the site and area, initial design,
and the multiple iterations of the
building that will occur until the
design is concluded and there
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is a final presentation.
Each
phase of design will begin with
library research of precedents
of similar projects and problems.
Diagrams and drawings will be
done applying the precedents to
demonstrate possible solutions
to the problem studied. A design
solution will be decided on with
the help of critiques that will
occur throughout the process.
After the site, history, context,
and program are determined and
verified the project will move
into the design of the building
or buildings.
Again, library
and precedent research will
occur. The research will be on
relevant topics such as green and
sustainable architecture, mixed
use and mall design, and relating
architecture to its users. This line
of research will help influence
the form and dialogue between
the programmatically different
spaces. The process of research,
initial design, feedback, and
redesign will continue for each
phase and the end result will be
a fully developed scheme for a
retail building on the determined
site.
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Precedence Brief
A shopping center, shopping
mall, or shopping plaza, is
the modern adaptation of the
historical marketplace.
It has
its roots in the early bazaars,
seaport
commercial
districts,
and market squares, and evolved
into covered streets or shopping
arcades in Europe. One of the
earliest covered arcades was
finished around 1786 and named,
the Jardins du Palais Royal in
Paris. Many early trading posts,
streets of shops, and arcades
helped lay the groundwork for
the American mall (MacKieth 15).
The mall is often seen as
a collection of independent
retail stores, services, and a
parking area, which is conceived,
constructed, and maintained by a
separate management firm as a unit.
They may also contain restaurants,
banks, theaters, professional
offices, service stations, and
other shops. Malls are not just
the shops and goods however,
they are a social and gathering
place and also sell good times,
entertainment, safety, simplicity,
and one stop shopping.
In North America, The first
shopping mall was the Country
Club Plaza, opened in Kansas
City, Missouri in 1922. The
first enclosed mall was called
Southdale and opened in Edina,
Minnesota in 1956. By 1964

there were 7,600 shopping
centers in the United States.
Suburban
development
and
population growth after World
War II created the need for more
housing and more convenient
retail shopping. Most of the
centers built in the 1950s and
1960s were strip centers serving
new housing developments.
By 1972 the number of
shopping centers had doubled
to 13,174. In 1976 The Rouse
Co. developed Faneuil Hall
Marketplace in Boston, Mass.,
which was the first of the
“festival marketplaces” built in
the United States. The project,
which
revived
a
troubled
downtown market, was centered
on food and retail specialty
items. Similar projects were
built in Baltimore, New York, and
Miami; these projects have been
emulated in a number of urban
areas.
In America, the first urban
vertical mall, Water Tower
Place opened in Chicago, on
Michigan Avenue. Water Tower
housed stores, a hotel, offices,
condominiums
and
parking
garage; it is a mixed-use mall
project in the United States.
With the opening of Water
Tower Place and others like
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it including Faneuil Hall, the
shopping center industry began
to return to its urban roots
(Cohen 56).
Currently developers are
trying to re-invent the mall.
There are many trends; retailers
have worked on keeping their
presentations exciting and have
striven to obtain tenant mixes
that draw traffic from the
widest audience possible. Under
one roof or in an outdoor
retail format, consumers enjoy
children’s playscapes, virtual
reality games, live shows, movies
in multiplex cinemas, a variety of
food in either the food court or
themed restaurants, carousel
rides,
visually
stunning
merchandising
techniques,
robotic animal displays, and
interactive
demonstrations.
Many shopping centers are
also focused on added serviceoriented
tenants,
which
offer today’s busy consumer
an opportunity to complete
weekly errands or to engage
in a variety of other activities.
Among the many services found
in today’s malls are churches,
schools,
postal
branches,
municipal offices, libraries, and
museums.
Technology and the retail
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environment are ever changing,
but the mall, arcade, or plaza
have always been a place to
interact and learn by exposure.
As the mall continues to use
technology and evolve, so must
its design. This project will try to
address the history of the mall
while including modern needs and
trends.

Kansas City
abbreviated history
In 1821 a Frenchman from
St. Louis, Francois Chouteau,
came up the Missouri River and
established a trading post on
the waterway about three miles
below the river bend, the area
is now the Northeast Industrial
District. After being flooded
out in 1826, he rebuilt on higher
ground at the foot of what is now
Troost Avenue. Chouteau and
several other French families who
joined him constituted the first
European settlement in Kansas
City.
John Calvin McCoy, was also
interested in selling and trading,
and opened a store inland on the
Santa Fe Trail, about four miles
south of Chouteau’s trading post.
McCoy filed a plat on his land in
1833 and because he considered
it a portal to the West, named it
Westport; it is an area just south
of the downtown district today.
By 1845 Westport had replaced
Independence, MO as a source of
supplies and point of departure
for wagons headed west.
In 1838 McCoy and 13 other
men formed the Town Company
and bought a 271-acre tract
for $4,220. The tract included
property which later became
Kansas City’s first downtown
district.
To name the town a
meeting was held and, after
rejecting such ideas as Port

Fonda, Rabbitville and Possum
Trot, they decided to name it the
Town of Kansas, after the Kansa
Indians who inhabited the area.
The town retained that name
when it was incorporated and
granted a charter by Jackson
County June 1, 1850, then when
it was incorporated by the state
on Feb. 22, 1853, it became the
City of Kansas, and in 1889, it
officially became known as Kansas
City.
In 1840, the Town of Kansas
had 500 residents. In 1853, with
an area of nearly a square mile and
a population of 2,500 persons,
the City of Kansas elected its
first mayor, William S. Gregory.
The first city council meeting was
held April 25, 1853, in a building
on the river between Walnut and
Main streets. Council members
received $2 for each meeting they
attended.
The City of Kansas area got
a strong taste of the Civil War
during the Battle of Westport
Oct. 21-23, 1864, said to be the
largest and most decisive UnionConfederate clash in Missouri. It
was at Westport that the Union
army routed the Confederates
and broke their power as an army
in this area.
After the war the City of
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Kansas was a competitor for
trade dominance in the area.
The City of Kansas won the
competition, thanks to passage
of a bill in Congress providing
for construction of the Hannibal
Bridge across the Missouri River
at Broadway Avenue. Until the
1,371-foot span opened July
3, 1869, there were no bridges
across the river for its entire
length. The railroads ended
at the unincorporated town of
Harlem on the river’s north
bank.
Then, in 1917 the bridge
was replaced by a new one a few
feet west that had a double deck
-- one for trains and the other
for motor vehicles. When the
present Broadway Bridge opened
Sept. 9, 1956, the Hannibal’s
motor vehicle deck was closed
and later removed. The rail deck
is still used.
The railroads helped make
possible one of Kansas City’s
biggest
early-day
industries:
cattle. From beginnings not
long after the Civil War, the city
became one of the world’s major
cattle markets. The Kansas City
stockyard was founded in 1870,
and the Kansas City Livestock
Exchange there, in its hayday
early in the 20th century, was
the largest building in the world
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devoted exclusively to livestock
interests. The building still exists
today on Baltimore Avenue.
Annexations, mainly in the
late 1950s and early 1960s,
increased Kansas City’s area
to more than 316 square miles,
and its population has grown to
two million people. The city now
included parts of four counties:
Jackson, Clay, Platte and Cass.
Other significant developments
in recent years have included
completion of the 4,700-acre
Kansas City International Airport
and the world’s only matched
set of football and baseball
stadiums in 1972, Kemper Arena
in 1974, and H. Roe Bartle
Exposition Hall in 1976.
Kansas City, Mo., is the
nation’s 36th largest city in
population and the 13th largest
in land area (317 square miles).
Located near the geographic and
populations centers of the nation,
it is called the Heart of America.
With more than 60 barbecue
restaurants and numerous cookoff competitions, it is arguably
the nation’s barbecue capital.
Kansas City became a hotbed
of jazz shortly after World War
I in the now-famous area around
18th & Vine. Jazz is undergoing a
renaissance here, a factor in the
new Kansas City Jazz Museum,
a complex that also includes
a new Negro Leagues Baseball
Museum.

Kansas City is the hometown
headquarters
of
Hallmark
Cards, U.S. Sprint, Farmland
Industries,
Hoechst
Marion
Roussel Pharmaceuticals, Russell
Stover Candies, Yellow Freight,
H&R Block, the Reorganized
Church of Latter Day Saints, the
Nazarene Church, Unity School of
Christianity, Interstate Bakeries,
AMC Theaters, American Century
and numerous other businesses.
It ranks first in inland foreign
trade zone space, underground
storage space, greeting card
publishing, frozen food storage
and distribution, and hard winter
wheat marketing. It ranks second
in wheat flour production and
the size of its rail center. Both
General Motors and Ford have
major plants here, ranking Kansas
City eighth in the nation in auto
assembly. The city is also home
to a Harley Davidson motorcycle
plant. Kansas City also is known
for its underground storage
industry and it is said to have more
fountains than any city except
Rome, and more boulevards than
any city except Paris.
The
city
is
a
major
transportation hub. About 400
flights a day come and go from
Kansas City International Airport,
where the maximum distance from
aircraft to curb is less than 75
feet. Eleven regulated barge lines
transport goods through Kansas
City on the Missouri River. KC is
one of only five U.S. cities with

three intersecting interstate
highways (I-70, I-29 and I-35).
The city’s rail system carries
300 daily freight arrivals and
departures.
Kansas
City,
Missouri
currently has a downtown
that is under-utilized for a
variety of reasons. The surface
parking lots in the area make
up approximately twenty eight
percent of available land,
according to the Kansas city
planners office, and there are
a large number of vacant lots a
half block in size or larger.
According to the planners
office of Kansas City, MO there is
currently a very active movement
to revitalize the downtown of
the city. They are proposing
ideas to help add life and mixed
use areas to the city so that it
becomes a thriving downtown
and has traffic all through the
day. Many mass transit ideas
have been proposed, such as
bus and tram service, to tie the
downtown together. Kansas
city’s downtown is notably
lacking in retail and shopping.
Such stores moved to suburban
shopping districts shortly after
the car was introduced to a
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once thriving, trade centered,
downtown.
Kansas
city’s
downtown
district traditionally served
as the base for government,
commerce,
shopping,
and
entertainment.
Beginning in
the late 196o’s retail began to
locate near highways and large
housing developments, leaving
the loft housing, office workers,
and
visitors
of
downtown
without the goods they needed
nearby.
Today much is happening
in the downtown district,
it is home to Kansas city’s arts
and playhouses, convention
centers,
hotels,
new
loft
apartment, government, and
business district. The area is
working to bounce back from
years of neglect.
Improved
pedestrian areas, retail, and
basic entertainment will help
the district grow.
The Kansas city planners
office identified eight major
problems in the city, the site and
design of the proposed project
will try to help these problems
be solved. The planners office
stated about the downtown
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district:

-It has a lack of green space
-There are an extremely high
number of vacant parcels and
lots
-There is a perceived lack of
parking
-Buildings often have high
vacancy rates
-There is a lack of visible retail
-The area has a lack of consistent
streetscape
-the district is often perceived
as not pedestrian friendly
-There is difficult access to the
district at many points.

To respond to the issues
Kansas city is now facing The site
should be in or near an area of
the downtown district of Kansas
City that is undergoing or has
undergone revitalization with
a good possibility of housing
eighty percent of the daily needs
that an average person would
have within walking distance.
This includes providing housing,
offices, restaurants, grocery
stores, clothing, newsstands,
recreation, and other retail of
various types.
The proposed
site should have existing, within
a mile radius, housing such as
apartments or lofts, commercial
mid or high rise buildings, bus
routes that run near or by the
site, the possibility to link to

the network of Kansas City bike
trails, and roadways capable of
moving the amount of traffic that
will be determined as average
for the project.

Site Research

The proposed project will replace
two under utilized parking lots. The
diagram on the right shows the current
land uses for the entire district,
notice the high number of parking lots
and how they create breaks in the city
for pedestrian traffic.

The arrows show the main traffic ways
through the district.
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The diagram above shows a five minute
walking diagram from sites near the
center of each area in the downtown
district of Kansas City.
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Proximity is important in
designing retail or housing.
The study left shows the
downtown district cut up into
neighborhoods that group types
of companies and buildings
to break up the district into
manageable parts. The figure
shows example walking radii as
a way of illustrating pedestrian
friendliness.
One success
requirement for a downtown
proposed
by
new
urban
designers like andres duany is
that a person should find fifty
to eighty percent of their daily
needs in a five minute walking
radius.
These circles are based on
the 5 neighborhoods of the
downtown district.
The site selected will replace unused parking lots with
needed retail and services,
and will satisfy the five minute rule for much of the downtown area, and is centralized
for the entire district.
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By placing the new shops
and services near the existing
housing,
and
bringing
in
some new apartments, people
will have to drive and leave
downtown less. The site must
be of visual interest, not have
blockages that would screen
the proposed project, and
be accessible to pedestrians
easily. It should be in a part of
the city that has a human scale
and relates to the pedestrian
walkways so that links between
the existing commercial and
residential buildings can be
established or furthered. The
site should be approximately
half a city block in size and
have high traffic flows along
its frontages.

The building will be a half
block in size, respond to its
surroundings and the needs of
the user and Kansas city. The
project will weave housing,
retail,
parking,
pedestrian
traffic,
service
shops,
restaurants, and entertainment
together to create a gathering
point in the city.

The intent of this project is
to create a mixed use building
focusing on retail in downtown
Kansas city. The design must
strive to connect the broken
pedestrian scale, add to the
city’s ability to network and
provide services and products,
provide
entertainment,
and
be
an
inclusive
work
of
architecture.
The building
will be descriptive of a vibrant
and attractive downtown that
promotes commerce, shopping,
and entertainment.
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Above: aerial of downtown district
in context of Kansas City area.

Left: Aerial photo of 6 block area
around selected project site.
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Restaurant square footages
and flow kitchen diagram

typical mall diagrams
plan of typical athletic center
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the diagrams shown are from time
saver standards and show typical layouts and square footage information for
programming the project. understanding the standards for the building types
will help the design process.

parking garage traffic flow
diagrams

retail store layout
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Applicable Precedence

These origins of the shopping
arcade demonstrate the change from
street vendors to structured retail
environments in London.The arcades
were often open air with covered shops
and walkways. The move to structures
for shopping began in greek and roman
times, but the modern mall is most like
the early arcades in great Britain and
Italy. the exeter ‘change shows one
early mixed use project that blended
a small zoo, retail, and apartments.

the royal exchange
london, 1568

exeter ‘change
london 1828
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The passage choiseul ran 660
feet and had shops on the ground
floor and mezzanine level. The first
floor contained small apartments that
overlook the arcade above the shops.
The gallery in Milan has a vault 157
feet high, and was a great meeting place
for both residents and visitors. it was
designed to direct medieval milan into a
modern city and celebrate its freedom.
the design linked milans opera house,
cathedral, and original street bazaar.

passage choiseul,
paris c. 1825

galleria
vittorio
emanuel i
milan c 1870
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The weybosset arcade is a
neoclassical building that uses open
spaces to connect retail shops, service
shops, restaurants, and clubs. it uses
a
Controlled tenant mix to keep the
facility attractive to a broad patron
base.

weybosset arcade
providence, RI
1839

The royal arcade was built over a
road to connect to the royal hotel,
and tied the hotel with shops and
restaurants. it serviced as a link,
retail, and meeting space.

royal arcade,
norwich 1899
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The riken yamamoto and field shop
is built in yokohama city in a district
that requires connections between each
building and the neighboring buildings.
the project uses terraces and bridges,
lined with shops and offices, to connect
existing buildings and green spaces. the
through street passes through the glass
roof and structure, with pedestrian
links above the roadway.
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The riken yamamoto and field shop
exists on a dense section of the city,
but uses landscape and changing
facade massing to animate the
Block long structure. the building
has high traffic running by it daily,
and uses transparency and open
courtyards to draw the eyes of
pedestrians and auto traffic.
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the tokyu department store uses
transparent forms and large open
spaces to create a mall in a natural
and open setting. The developement
combines a department store with a
concert hall in the central district
of aobadai. the project is part of a
redevelopement of the district and
adds green spaces to the program.
the project was intended to keep the
site active for long periods of time,
with the concert hall being used into
the evening and the department store
being used during the daytime.
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The Tokyu department store site
plan, elevation, and floor plans. the
store straddles the road and works to
connect the city with openings, physical
links, and program intent.
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The big step mall has retail, a
restaurant, movie theater, event hall,
and a sports club. It tries to blend with
the city and thus half of the Building is
sub grade. The architect intended the
atrium to be an extension of the city and
respect the pedestrian scale.
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the six story building uses a large
atrium that can be open to the street
to draw visitors. it is considered by
the developer and city to be a regional
pedestrian network, drawing a variety of
users to the large complex.

0 lobby
1 movie theater
2 driveway
3 shop
4 restaurant
5 foyer
6 event hall
7 sports club lobby
15 swimming pool
16 plaza
17 conference room
18 audio visual hall
19 studio
20 resting room
22 hall for exhibits
23 locker room
24 staff room
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this new suburban mall combines
a shopping mall, university, and office
tower to create a dense center in the
middle of sprawl. the project is in
surrey, british columbia, the second
largest city in BC.
the developer
proposed the project to bring a point
of high density into the suburban
setting by combining a number of uses
and services in one building.
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the office tower springs from a retail
and learning enviroment. the project is
one of many around the world that tries
to recreate the downtown enviroment for
destination retail.
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Denver pavilions is a mixed
use project in downtown Denver,
co. it is between the cities new
convention center and coors feild
on 16th street. the project mixes
restaurants, a performing arts
center, retail, loft apartments,
service shops, outdoor stands, and
banks. the 7 block long project is
tied together with a tram system.
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this project in espoo finland is a library
and concert hall that is designed to be
a cultural hub for the city. it connects
the two programs using public links and
plazas. shopping will be added to the
site in phases to grow the project into
a retail mall as well. there is space for
future offices near the library as well.
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Site Information

The map and aerial show the area
of Kansas city, MO where the site is
located, the site is marked by the box
and is one block north and one block
east of kemper arena.
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legal site description
Parcel Address: 1016 WYANDOTTE ST
Parcel PIN:
122532
Parcel APN (County Number): JA29220421000000000
Owner Info:
(Mailing Address)
DST REALTY INC
333 W 11TH ST 101
KANSAS CITY, MO 641051990 Census Neighborhood:
Bulky Pickup (day of the month):
1
Subdivision:
Land Value:
$533954.00
Improvement Value:
$658.00
Zoning:
C4
CENTRAL BUSINESS DISTRICT
Legal Description:
1016-20 WYANDOTTE 1029 CENTRAL 220-22 W 11TH ST ASHBURNS ALL LOTS 1 THRU 11 BLK 16

Parcel Address: 1012 WYANDOTTE ST
Parcel PIN:
122530
Parcel APN (County Number): JA29220420100000000
Owner Info:
(Mailing Address)
DST REALTY INC
% DST REALTY
KANSAS CITY, MO 641051990 Census Neighborhood:
Bulky Pickup (day of the month):
1
Subdivision:
Land Value:
$374950.00
Improvement Value:
$108878.00 Zoning:
C4
CENTRAL BUSINESS DISTRICT
Legal Description:
1000-12 WYANDOTTE ASHBURNS ADD LOTS 5 THRU 12 & ALL
VAC ALLEY E & ADJ LOT 6 BLK 12
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The site exists at wyandotte street
and 12th street in Kansas city, mo. It
is currently parking in the middle of
a dense urban area. This void space
will be utilized for the project of a
mixed use building, focusing on retail.
the site was selected because is sits
between the library and lyric theater,
near the kansas city convention
center, two major convention hotels,
and is seated between the three main
throughways of the downtown district,
each two blocks away (broadway, main,
and the interstate.
the immediate area is also home
to multiple office buildings, a few
apartment residencies, 3-4 restaurants
and bars, a childcare facility, a
dental, medical, and optometry office,
2 groups of architects, the local
news channel, and many other mixed
functions.
there is currently no retail in the
immediate area, and little housing.
most entertainment located in the area
is offered only in the evening, and is
often costly.

41

This site photo shows the site conditions as of 2001. The site remains in the same
or similar condition, except that buildings have been renovated in the area and a new
parking garage has been built to the northeast of the site.
It is free for public use.
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This diagram demonstrates the types
of building uses around the selected site.
Parking and commercial uses take up the
majority of available space downtown.
Buildings near the site include the 4
block long Kansas City Convention
Center, the main city library, the original
firehouse for Kansas city, the lyric
theater, the folley theater, the quality
hill playhouse, 2 elementary schools,
2 college campuses, and multiple bars,
restaurants, and hotels.
The site is
made up of half parking and a remodelled
theater building. The building is stone
with a colonnade and is now the lyric
theater and a television station.
On
the site also is a small architecture
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office, 360 studio, and offices on the
northeast corner.
West of the site area is a block
of mixed-use
buildings, including
small specialty shops, small deli’s, a
childcare center, dentist, optometrist,
parking garage, and loft apartments.
The buildings on this block are 90%
brick, and 5-18 stories in height.
North of the site is a parking
structure, commercial buildings for a
law firm, and rental office units. The
buildings are brick and concrete, 3-8
stories in height.
South of the site is a large Marriot
hotel and convention center that
overlooks a park to its south. It is a
30 story structure of brick that mixes
a parking structure into its design.

East of the site is a remodeled
fire station, the original for the city.
That building now serves as commercial
offices.
There are also concrete,
steel and glass buildings making up
the other buildings on the block. The
average height is about 6 stories. The
block is made up of parking, a small
playhouse and offices.

View one shows a view north from the
site of the convention center hotel, street, and
surrounding parking and offices.

2
3
1
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View two shows a view south into the
site, the existing parking lot, neighboring
buildings, and existing usage and traffic in
the area.

View three is the historic fire
house near the site and parking garage
off the southwest corner of the site.
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Photo four shows a view from southeast
of the site. The street seems to need some
intervention to activate it for pedestrians.

View five is from above the library
parking structure. The existing garage in the
view is the north end of the site and would
be replaced.
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Automotive, bus, and bike methods of transit are already in service to the
site. Drawing that traffic and expanding the walk able aspects of the area will
be addressed in the project.
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The daily traffic counts from around the site show large volumes of automotive
traffic each day, busses run every twenty minutes, amtrak trains arrive daily about
2 miles south, and the designated bike paths that run directly next to the site are
connected with the citys trail system.
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Traffic counts near the site are listed below, the counts are daily and are done
every 10 years, this area was done late in 1996. The street listed first is the street
of the count.

1-35 and wyandotte

55,970

7th and wyandotte

2,025

broadway and 8th

16,439

9th and broadway

3,214

wyandotte and 10th

3,469

11th and wyandotte

4,719

10th and broadway

9,918

broadway and 10th

18,024

49

Crime statistics for July 2003 are on the left and July 2004 are on the
right.

The downtown district is reasonably safe, crime for the year is down, the July
statistics for property crimes are up slightly, but violent crime remains on a downward trend.
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This site plan from the city planners office shows the current areas, lots, and
alleys in the area. It also shows any areas that the city owns or are of special
interest.
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The topography map shows the site and slope towards the river to the north and east.
The map also shows sidewalks, curbing, alleys, and street and site elevations.
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Design Objectives
the main goal of this facility
is to accommodate the needs
of the apartment residents,
retail customers, businesses,
pedestrians,
and
the
city
simultaneously, with an excellent
place to live and to conduct
trade.
The facility will provide new
residential apartments to help
meet the needs of increasing
the number of people downtown
during non-business hours and
to provide residents of the city
the possibility of walking to their
office. the residents will feel
close to the community without
feeling their personal space is
closed in or being violated. the
building will provide both these
residents and the customers
with public plazas or compact
landscapes to help remove the
edge from the fast paced urban
environment and compliment the
design of the building. they will
have a variety of destination
and support retail in the facility
and nearby, restaurants in the
facility and nearby, offices
nearby,
public
transit,
an
athletic club, meeting rooms, and
enjoyable public spaces between
functions.
The building should have
a marketable image to help
draw users from the busy
streets nearby, the library,

hotels, convention center, and
performing arts buildings.
-use a combination of business
and service (hard and soft
draw)
-Develop a perception of inclusive
shops (not just upscale or
urban)
-draw lasting and destination
based anchor shops.

[Revitalize]
The area is currently in good
repair with some bad pockets
and dated areas that do not
create a good street. creating
a favorable street scape and
open building that is inviting
will improve the functions of
the project.
-Develop a scheme to reduce
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speed and sound of cars from the
pedestrian and shopping areas.
-improve pedestrian crossings
-Increase density and in-fill holes
in the urban grid.
-Exemplify
the
ability
for
commercial and residential to
coexist.
-take
advantage
of
existing
strengths and well developed
areas in the buildings entries and
openings to create even better
spaces.

[human scale]
Human scale is important to a
park and walk downtown project,
though some parking will exist in
the project, the building and the
downtown is accessed mostly on
foot.
-create a cohesive downtown with
interesting points on each block
and no blank walls.
-have mixed use blocks, so
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pedestrians can walk less for a
similar service.
-Improve public spaces using
patio restaurants and shops,
outdoor stands, and links
between spaces.
-buffer areas high in traffic
or
noise
from
residential
areas (walls, green spaces,
programmatic division).
-use
signage,
landscape,
and topography to create a
division between the street and
sidewalk.
[Adaptability]
the building must be flexible
both visually and functionally.
-the signage will have the option
to be interchanged.
-there will be opportunities for
residential residents, retail
shoppers, and business owners
to interact and customize parts
of the building.
[Efficiency]
the building must also
demonstrate green ideas and
demonstrate energy efficiency
in its creation, usage, and
maintenance.
-sun shading or light shelves.
-natural lighting.
-natural ventilation with climate
control.
-efficency
of
layout
and
design.
[Comfort]
the building must create an
environment that is not harsh in
design or climate for users and
residents to enjoy.

-use of landscape
-Openness of view and to
environment.
-use of color.
-Design and layout of space.

[Circulation and interaction]
the project must develop
an
interesting
and
active
circulation pattern that ties
the city together and promotes
interaction and enjoyment of
the space.
-linking
the
existing
key
elements in the area, like the
library, theater, convention
center, or park, either visually,
functionally, or in plan.
-creating a layered building that
is open to the street.
-allowing penetration of the site
by pedestrians or cars that do
not necessarily plan to benefit
the project monetarily.
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Design Program
Retail spaces
main anchor shops-the store will be the largest module in the project and, along
with main points of entry, be the most visable to draw consumers to the site.
the anchor shops will either be of recognizable name or purpose, to have the
maximum impact and inital pull. 25000 square feet total.
main store - the main store will be 50’-80’ wide and 60’-90’ deep. Stores of
this type are often a minimum of 15,000 square feet and can be three or four
times this size.
fitting rooms- each store will have 20 fitting rooms at 24 square feet each
including a bench, rack, and mirror. often these are accessed off of a
cordoor. the rooms will take up about 800 square feet in each store.
recieving dock- each store will have a recieving dock conneted to a storage
room. the dock will be 30’x15’ (450 sq ft).
storage room- storage rooms will have a managers office, dock and double
doors, and a freight elevator. the area will be 2500 square feet.
employee break room- the break room will include a sink, microwave, vending
area, tables, and chairs. 500 square feet
offices and meeting space- there will be 6 offices and 2 meeting rooms with a
lobby. 1600 square feet

mid-size retail shops-shops will be the mainstay of retail shopping on the site.
multiple versions of the mid-sized shops exist and provide basic goods like
clothing, music, footwear, office supplies, home products, etc. 3800 square
feet.
main shop- typical sizes for these shops are 30’-40’ wide and 40’-70’ deep. each
shop needs good access from the main circulation, the shops rarley
exceed a 1:3 ratio. each shop will be 2800 square feet.
access to dock- this is often done through access off of an employee and
service corridor.
storage room-500 square feet
office-150 square feet
flex/break room- 150 square feet

small retail shops-these small shops, often sole proprieterships are for
developing or niche retail. they will both catch consumers eye and supply
consumers of niche items. 1250 square feet.
main shop- 750 square feet
office/flex room- 200 square feet
storage room- 200 squaree feet
access to dock
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service stores-these stores are intermixed with retail to provide
variety and progresssion to the mall as a whole. they provide things
like repairs, personal services, and other services that are not
necessarily related to trade. 1250 square feet.
main shop- 750 square feet
storage room-200 square feet
office/ flex room- 200 square feet

linking areas and circulation- these areas are the breath and
definition of the project, they will help move consumers through the
mall, and develop an interest and continuity for the project. 20000
square feet.
benches
points of interest- places to rest, watch a show or fountain, or
oversee the mall are important organizational elements.
maximum access to shops

public restrooms-the main public restrooms for the facility, providing for
about 1000 users. 1000 square feet.
public lockers-small areas scattered through the project to allow for
temporary storage of purchaced goods or heavy items. 400 square feet.
dock- 50’x20’ or 1000 square feet
storage-5000 square feet.
hvac and maintenence- 10000 square feet.
offices-3000 square feet

help area
kiosks-200 square feet

security- 300 square feet
lobby
offices
maximum viewing

Mall Employee break room-700 square feet

Athletic club-

the athletic club can be used by members, daily users,
or residents of the apartments. 25000 square feet
lobby-250 square feet
locker rooms-2000 square feet
staff room-400 square feet
aerobic room-900 square feet
free weight area-1500 square feet
assisted lift area-1500 square feet
massage room-200 square feet
tanning area-500 square feet
pool-10000 square feet
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or residents of the apartments. 25000 square feet
lobby-250 square feet
locker rooms-2000 square feet
staff room-400 square feet
aerobic room-900 square feet
free weight area-1500 square feet
assisted lift area-1500 square feet
massage room-200 square feet
tanning area-500 square feet
pool-10000 square feet
track-9000 square feet
gymnasium-9000 square feet

restaurants and eating establishments
main resturaunt-A modern and classic eatery with access from both the street and
mall building. large enough to handle many users, takeout, or banquets, this facility will
be a good meeting point and could buffer the residential and commercial aspects of the
building. 9000 square feet.
lobby
dining space-5000 square feet
deck or patio dining-1000 square feet
kitchen- 2000
cold storage-400 square feet
dry storage-400 square feet
recieving-200 square feet
offices-300 square feet
employee room and lockers-400 square feet
public restrooms-500 square feet

small fast food and mobile shops-mobile kiosks and small bay eateries will offer
quick convience, draw more users, and keep people in the shopping area longer.
shop space-800 square feet
gathering or dining area-communial points in liniking area.
access to recieving dock
access to restrooms
access to employee break room and lockerroom
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residential spaces-100000 square feet
entry and lobby-400 square feet
office-400 square feet
one bedroom apartments-700 square feet
two bedroom apartments-900 square feet
circulation-4000 square feet

parking
there is parking in the area, but some parking is needed to be built into the
project. this could be sub-terrainian or built into the structure of the building and
provide for the handicapped, resident, and main parking lot for the retail.

total square feet: 400,000

At right: This first presentation during the design phase was completed
in
October of 2004. The boards show the development of work on site analysis, which
developed pedestrian flow as an existing shortcut across the site. the language of
folding and weaving also began to form the building into the site.
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Conceptual Design

schematic presentation 1
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This early iteration developed a language and
concept for addressing the program and site.
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schematic presentation 2
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This level of design
was completed for the fall
2004 semester faculty review.
The exterior of the building
is reasonably detailed to
respond to the concept of
mixed use and infill, as well
as the pedestrian scale.
[concept statement]
create a public
arcade and gathering point
in downtown kansas city by
developing a combination of
retail, housing, recreation,
and dining on an empty site to
infill and revitalize one of the
downtown districts.
the design combines
mixed functions based on
usage type and hours of
inhabitation to create a 24
hour site. the project uses
folding forms and landscape
to weave together the varied
programs and district.
the site currently has an
established route through
it, with most pedestrians
cutting through the rows of
cars and down the aisles of
the lot to access the other
side of the street, rather
than walking around the
street corner. this existing
shortcut influenced the
circulation of the building
and interior spaces, while
the exterior geometry sits
square to the city grid.
retail begins to influence
the form of the project with
inspiration from its product,
facing, storefronts, shelving,
and sales tags. the folding
spine of the project divides
public and private space while
weaving through them to act
as a holder and organizer for
the program spaces.
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The
pedestrian
elevation utilized benches,
trees, bus stops, signage,
and facade penetrations
to create an inviting and
friendly retail mall that
would work well in the city
context.
Schematic
sections
demonstrate the massing
of the building around the
concept of shortcut and
alley.
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These
boards
were
completed in February
of 2005 to demonstrate
development
of
retail research and
structural design.
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Retail_the module.
to design the atrium
the store as a module
was studied. mall stores
are often small chain
and specialty shops that
have on average a 20’-30’
with and a 50-70’ depth.
Mid sized chain stores
are usually 2-4 times
that size with the width
to depth ratio remaining
the same. Large anchor
stores can be as large
as they want, but usually
are multi story and have
more grand entrances
and materials.
Architecture vs.Identity.
Each store has its
own logo and storefront
needs.
some chains,
like jewelry stores use
glass and marble and
have very simple facades.
other stores use bright
color or canopies to
draw patrons.
To
incorporate these into
the architecture of the
building, a frame must
be designed that holds
these
stores,
while
allowing flexibility and
advertising.
This frame is part of
the architecture of the
project and will unify
the varied stores.
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March Jury Schematic Presentation
70

1. retail shops
2. anchor retail
3. restaurant
4. service shop
5. residential
6. stair-escalator
7. elevator
8. chase
9. atrium
10. landscape
11. health club
12. pool
13. park
14. maintenance
15. restrooms
16. parking
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This presentation
was completed in
march of 2005.
The interior spaces
have been further
designed, along with
the circulation and
building skin.
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Summary
The building is seeking users.
The forms of its skin and structure
fold and draw pedestrians, while
its scale and site plan help to
make it a memorable form in the
city for drivers who may only catch
a glimpse as they enter a nearby
theater,
library,
convention
center, hotel, or business. The
folding of the design in the x y
axis is used to form the building to
the existing shortcut on the site
as a circulation path; the folding
in the z axis is used to signify
the buildings purpose and hold
separate each the residential and
retail sections of the building,
while connecting the two over
the open atrium. This form thus
speaks the mixed use language of
multiple functions, that may differ
in use or need, but are located in
the same building.
In plan, retail is located
on the street, with the atrium
buffering the residential, which
is on the inside of the block,
raised for views from the units
and located away from the city.
Anchor stores are pushed to the
corners of the project to both
draw shoppers thru the atrium,
and appeal to anchor shops with
high traffic and visibility. The
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three story atrium provides for
an athletic club, restaurant,
shopping, visiting, virtual office,
and circulation. The design is
programmed to draw tourists
for shopping, residents from
downtown for basic necessities,
office workers who may exercise
or take a break from the day,
library users who may want to
read outdoors, theater patrons
for dinner, those who want to live
close to work, and many others.
This open design is meant to
be inclusive, pedestrian friendly
and sensitive to the city and
dwellers of that city, while still
maintaining the goals of a retail
project.
The language of the
architecture developed from the
program and was tempered by the
site conditions.
This response
creates a high density point to
replace unneeded surface parking
in the center of a dense urban
setting.
The design thereby
revitalizes an under utilized and
unfriendly site into an attractive
destination that will help to fill
the void that a lack of services
and retail has left in a once
prospering trade city.
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